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Subject Site and Surrounds
Site Description
6.

The site is located on the western side of King Street and has primary frontages to Collins and King
Streets and a frontage to Flinders Lane. It comprises two separate sites formally described and
occupied as follows:
•

555 Collins Street: Volume 09194 Folio 860 as Land in Plan of Consolidation 104626. There
are rights of access of the land relating to:
−

the land identified as the laneway: The land coloured brown (BR) for the purposes of
“Way, Escape, Light, Ventilation, Drainage, Sewerage, Oil, Supply and Fire Protection
between the heights specified therein created by Instruments F179239 and F984718.”

−

the land immediately to the south of the title, known as the walkway between the two
buildings: The land coloured Yellow (Y) for the purposes of “Way, Personal Escape, Light,
Ventilation, Drainage, and Fire Protection below the heights specified therein created by
Instrument F984720.”

−

The land to the south of the walkway: The land coloured Yellow Hatched (YH) for the
purposes of “Way, Escape, Light, Ventilation, Drainage, and Fire Protection, below the
heights specified therein created by Instrument F179241.”

The site was occupied by a 23 storey office building known as Enterprise House. The Council
issued Planning Permit TP-2019-128 on 3 May 2019 for demolition of the existing building and
the construction of buildings and works associated with a park. Demolition of the existing
building is underway.
•

55 King Street: Volume 09683 Folio 812 as Land in Plan of Consolidation 159364A. Two lease
notices are registered on title (F179240 and F984719). This site is occupied by an eight storey
office building with basement car park built in 1988. The building is known as Exchange Square
and is occupied by the Victorian Civil and Administrative Tribunal.

7.

The site is generally rectangular in shape with a frontage to Collins Street of 48.52 metres, to King
Street of 97.725 metres and to Flinders Lane of 46.77 metres (including the laneway). The total site
area is 4,627 square metres (see Figure 1).

8.

Vehicle access to both parcels of land is via the laneway from Flinders Lane. The laneway runs along
the rear (west) of the building at 55 King Street in a north-south direction. There is a considerable fall
in the land from the north-west corner of the site to the south-east corner of the site of approximately
5.0 metres.
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Figure 1: Site plan/aerial (Source: VicPlan)

Site Surrounds
9.

The surrounding development consists mainly of mixed use buildings of a range of heights including
residential and office towers and lower scale heritage buildings.

10.

The subject site enjoys excellent access to public transport with tram services along Collins Street,
Flinders Street and Spencer Street and Southern Cross railway station located to the west.

11.

Development surrounding the site can be described as follows:
•

To the north of the site, on the northern side of Collins Street, are the following buildings:
538-544 Collins Street and 564 Collins Street – these are known as the former New Zealand
Loan Mercantile Agency Building and the McPherson’s Building respectively. They are 4 and 5
storey heritage buildings. To the west of these buildings is 568-580 Collins Street, a 65 level
residential building.
On the north-east corner of Collins and King Streets, at 530 Collins Street, is the Former Stock
Exchange Centre. This is a 40 storey office building with a podium of 8 storeys that defines the
street corner.

•

To the east of the site, on the eastern side of King Street, are the following buildings:
525 Collins Street – is the Rialto Tower, twin office towers of 38 and 66 storeys with a recent 6
storey podium to the corner of Collins and King Streets. The ground level includes retail uses.
62-66 King Street – is a 2 storey bluestone former warehouse building with an individual
heritage overlay (HO675) being used as office and retail.
54-60 King Street – is a 2 storey cement rendered building with an individual heritage overlay
(HO674) currently being used as a nightclub.
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46-52 King Street – is a 2 storey bluestone former warehouse building with an individual
heritage overlay (HO673) currently being used as a bar.
42-44 King Street – is a 2 storey bluestone former warehousing building with an individual
heritage overlay (HO672) currently being used as a restaurant.
•

To the south of the site, on the southern side of Flinders Lane, are the following buildings:
35 King Street – is under construction for a 30 storey hotel building built to all boundaries. To
the west of this site is Hay Place, a Council laneway of 5.0 metres in width.
517-537 Flinders Lane – is a property of three separate brick buildings of 3 and 5 storeys. The
buildings are joined by an arch over Katherine Place that runs north-south from Flinders Street
to Flinders Lane. The buildings include office, retail, dwellings and car park uses.
34 King Street – is substation 246 located on the south-east corner of King Street and Flinders
Lane. To the south of this site is 24 King Street is a 4 storey rendered brick former warehouse
building used as office and retail.

•

To the west of the site are the following buildings:
567 Collins Street – is a 26 storey office building with ground level retail and an open publicly
accessible plaza. In the south-east corner of the site, there is pedestrian access to the laneway
located on the subject site’s title. Vehicle access to this site is also via the laneway. The building
includes a podium of approximately 50 metres to Collins Street.
522-552 Flinders Lane – is a 12 storey building containing a public car park with the top level
occupied by office use. The building is setback from Flinders Lane and is built to its eastern
boundary (interface with the subject site).

Figure 2: Proposal and approved buildings in the vicinity of the site (Source: DELWP 3D model)
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Proposal
The application proposes to:
•

Demolish the buildings at 555 Collins Street and 55 King Street (Stages 1 and 2 respectively);

•

Develop the combined site for a 34 level (excluding plant) staged office tower with ground and upper
level lobby and retail tenancies. The taller portion of the tower located at 555 Collins Street measures
147.1 metres to the top of the roof plant; and

•

Provide three levels of basement parking accessed via the existing north-south laneway off Flinders
Lane. The lower levels comprise parking for cars, bicycles and motorcycles as well as services, lift /
stair cores and end-of-trip facilities for the building.

Figure 3: Concept image of proposal as viewed from the intersection of Collins Street and King Street (Source: Application)
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Figure 4: Concept image of proposal as viewed in King Street context (Source: Application)

Figure 5: Concept image of proposal as viewed in Collins Street context (Source: Application)

Figure 6: Concept image of proposed Collins Street podium and entry forecourt (Source: Application)
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12.

13.

Specific details of the application include:
•

Retail (2,229 m²);

•

Office (79,566 m²);

•

Public Plaza (135 m² at ground level Collins Street entrance)

•

124 car spaces and 8 motorcycle spaces;

•

616 bicycle spaces; and

•

GFA – 123,219 m²

A detailed description of the building envelope is as follows:
•

The development will be built in two stages with Stage 1 (555 Collins Street) to be constructed
first and then Stage 2 (55 King Street) to be constructed after. The staging of the development
means that there are two lift and service cores adjoining the western boundary.

•

Basement Levels 1-3 and the Lower Ground Level are generally built to all boundaries with the
exception of the entrances to Stage 2 from King Street and Flinders Lane which are recessed
from the external façade. These levels are also setback from the 360 m² area set aside for the
laneway and vehicle access along the west boundary.

•

The Ground Level is generally built to all boundaries with the exception of the multiple
pedestrian entrances to each of the main street frontages (including the west laneway frontage)
that are setback from the title boundaries. In addition, the ground floor is setback from Collins
Street between 6.12 and 8.5 metres where the public plaza is proposed.

•

The building has a street wall height of 50.6 metres to Collins Street, between 44.8 metres to
50.6 metres to King Street and 40.0 metres to Flinders Lane (measured to centre point of
Collins Street elevation). The north-west corner of the building between Levels 4 and 10 is
‘feathered’ up to a height of 50.6 metres to provide a transition in height and setbacks at the
interface with 567 Collins Street.

•

A pronounced indent, that is a maximum of 14 metres in depth and a similar width, is provided
in the middle of the King Street tower form.

•

The tower of Stage 1 and 2 combined is setback 5.0 metres from Collins Street, between 5.0
metres and 14.0 metres from King Street, 5.0 metres from Flinders Lane and between 5.0
metres to 7.8 metres from the west boundary.

•

The tower has a maximum height of 147.1 metres to the top of the roof plant (or 128.25 metres
excluding plant).

•

The roof plant is setback 9.5 metres from the respective boundaries and 4.5 metres from the
building parapet (maximum height 154.0 metres AHD measured to the top of the plant feature
screening).

14.

Public realm changes include the retention and redesign of most of the existing ground level public
plaza to Collins Street, widening and activation of the laneway and an improved connection from the
northern end of the laneway to both 567 Collins Street and the proposed building.

15.

Basement Levels 1-3 and the Lower Ground Level include 124 car spaces, 616 bicycle spaces, a
substation, plant and equipment, fire pump and stormwater tanks, end of trip facilities, waste storage
and a loading area (accessed from the laneway). The Flinders Lane frontage provides vehicle access
via the widened laneway to the basement levels. The remaining building frontages are activated and
include retail tenancies and pedestrian access to the site.

16.

The Ground Level (Stage 1) and Lower Ground (Stage 2) provide a lobby and retail tenancies to the
Collins Street, King Street and Flinders Lane frontages. The Ground / Lower Ground Levels and Level
1 contain the lobby and retail uses with the balance of the building providing for the office use.

17.

A mid-tower plant level is provided at Level 10 (mezzanine) for Stage 1 and Level 11 for Stage 2, while
the remainder of plant is provided at roof level for both stages.
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18.

The materials and finishes include various colours and textures of glass, clear glazing, metal bronze,
masonry modules (sandstone and bluestone look) and integrated planters.

19.

The application is supported by consultant reports including (but not limited to) a Planning report
(Tract), Urban context report and 3D model (Gensler and Cox Architecture), Wind tunnel assessment
(Mel Consulting), Waste management plan (Irwin Consult), a Sustainability Management Plan (SMP)
and Water Sensitive Urban Design report (WSUD) (Floth), Traffic and Transport Assessment (Impact)
and Landscape Design (Aspect Studios).

20.

The proposal under consideration in this report is based on the material prepared by Tract Consultants
in the amended application (Section 50 application dated 26 November 2019) and the architectural
package by Cox and Gensler dated 2 September 2019 and 26 November 2019.

Figure 7: Concept image of proposal as viewed from intersection of King Street and Flinders Lane (Source: Application)
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Planning Policies and Controls
Planning Policy Framework
21.

The Planning Policy Framework (PPF) provides the broad policy direction within the Victoria Planning
Provisions. The planning principles set out under the PPF are to be used to guide decision making on
planning proposals across the state. The following policies are considered relevant to this application:
•

Clause 11 – Settlement
o

Clause 11.01-1S – Settlement

o

Clause 11.01-1R – Settlement – Metropolitan Melbourne

o

Clause 11.03-1S – Activity Centres

o

Clause 11.03-1R – Activity Centres – Metropolitan Melbourne

•

Clause 13 – Environmental Risks and Amenity

•

Clause 15 – Built Environment and Heritage

•

•

•

o

Clause 15.01-1S – Urban Design

o

Clause 15.01-1R – Urban Design – Metropolitan Melbourne

o

Clause 15.01-2S – Building Design

o

Clause 15.01-4S – Healthy Neighbourhoods

o

Clause 15.01-4R – Healthy Neighbourhoods – Metropolitan Melbourne

o

Clause 15.01-5S – Neighbourhood Character

o

Clause 15.02-1S – Energy and Resource Efficiency

Clause 17 – Economic Development
o

Clause 17.01-1S – Diversified Economy

o

Clause 17.01-1R – Diversified Economy – Metropolitan Melbourne

o

Clause 17.02-1S – Business

Clause 18 – Transport
o

Clause 18.01-1S – Land Use and Transport Planning

o

Clause 18.02-1S – Sustainable Personal Transport

o

Clause 18.02-1R – Sustainable Personal Transport – Metropolitan Melbourne

o

Clause 18.02-2S – Public Transport

o

Clause 18.02-2R – Principal Public Transport Network

o

Clause 18.02-4S – Car Parking

Clause 19 – Infrastructure
o

22.

Clause 19.03-5S – Waste and Resource Recovery

For a full outline of the relevant state planning policy for the proposal see Appendix 1.

Local Planning Policy Framework
23.

The Municipal Strategic Statement (MSS) and Local Planning Policy Framework (LPPF) within
Planning Schemes across Victoria outline principal characteristics of a given municipality (municipal
profile) and provide specific visions, goals, objectives, strategies and implementation plans.

24.

The MSS within the Melbourne Planning Scheme identifies the objectives and strategies for the
municipality as a whole are set out under the themes of settlement, environment and landscape, built
environment and heritage, housing, economic development, transport and infrastructure.
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25.

26.

The following clauses are relevant:
•

Clause 21.02 (Municipal Profile)

•

Clause 21.03 (Vision)

•

Clause 21.04 (Settlement)

•

Clause 21.06 (Built Environment and Heritage)

•

Clause 21.08 (Economic Development)

•

Clause 21.09 (Transport)

•

Clause 21.10 (Infrastructure)

•

Clause 21.11 (Local Areas)

•

Clause 21.12 (Hoddle Grid)

•

Clause 21.17 (Reference Documents)

Relevant local planning policies include:
•
•
•
•
•
•

27.

Clause 22.01 (Urban Design within the Capital City Zone)
Clause 22.02 (Sunlight to Public Spaces)
Clause 22.03 (Floor Area Uplift and Delivery of Public Benefits)
Clause 22.19 (Energy, Water and Waste Efficiency)
Clause 22.20 (CBD Lanes)
Clause 22.23 (Stormwater Management)

For a full outline of the relevant local planning policy for the proposal see Appendix 1.

Statutory Planning Controls
28.

A planning permit is triggered for the proposal pursuant to the following:

Capital City Zone – Schedule 1 (Clause 37.04)
29.

Pursuant to Clause 37.04-4 a permit is required to construct a building or construct or carry out works.

30.

Pursuant to Clause 37.04-4 a permit is required to demolish or remove a building or works.

31.

A permit must not be granted to construct a building with a floor area ratio in excess of 18:1 on the
land unless a public benefit is provided, and the permit must include a condition for it to be secured via
a section 173 Agreement.

Design and Development Overlay – Schedules 1 (Area 2), 3, 4 and 10 (Clause 43.02)
32.

Pursuant to Clause 43.02-2 a permit is required to construct a building or construct or carry out works.

33.

Buildings and works must be constructed in accordance with any requirements in a schedule to this
overlay. Schedules 1 (Area 2), 3, 4 and 10 to the overlay include a number of design requirements
which are detailed at Appendix 2.

Parking Overlay - Schedule 1 (Clause 45.09)
34.

Pursuant to Clause 45.09-3 a permit is required to provide more than the maximum parking provision
specified in the schedule.
The Parking Overlay requires a maximum of 409 car spaces based on the calculation of 79,566 m²
Net Floor Area (excluding voids). Accordingly, a permit is not required under this overlay as the
proposal provides 124 car spaces.

35.

Pursuant to Clause 3.0 of Schedule 1 to the overlay, all buildings that provide car parking must provide
motorcycle parking at a minimum rate of one (1) motorcycle parking space for every 100 car parking
spaces. The proposal provides 8 motorcycle spaces which exceeds the requirement.
55 King Street, Melbourne 13
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Specific Controls Overlay - Schedule 1 (Clause 45.12)
36.

Pursuant to Clause 45.12-1 land affected by this overlay (555 Collins Street) may be used or
developed in accordance with a specific control contained in the incorporated document
corresponding to the notation on the planning scheme map (as specified in the schedule to this
overlay – ‘SCO13 Shadow Controls, 555 Collins Street, Melbourne, February 2013’.

37.

Incorporated Document ‘Shadow Controls, 555 Collins Street, Melbourne, February 2013 –
Amendment C216’ gazetted 26 April 2013 allows consideration and determination of a planning permit
application for development for the purposes of office, retail, and non-residential uses only which is
contrary to the provisions of the Schedule 1 of the Capital City Zone of the Melbourne Planning
Scheme. This expired on 26 April 2018.

Car Parking (Clause 52.06)
38.

Pursuant to Clause 52.06-3 a permit is required to provide more than the maximum parking provision
specified in a schedule to the Parking Overlay. The Parking Overlay requires a maximum of 409 car
spaces and the proposal provides 124 car spaces. Accordingly, a permit is not required under this
overlay.

39.

Plans prepared in accordance with Clause 52.06-8 must meet the design standards of Clause 52.06-9,
unless the responsible authority agrees otherwise.

Bicycle Parking (Clause 52.34)
40.

Pursuant to Clause 52.34-2 a permit may be granted to vary, reduce or waive the bicycle
requirements. The proposal triggers a requirement for a minimum of 358 bicycle spaces (i.e. total
requirement for employees and visitors). The proposal provides 616 bicycle parking spaces and
therefore does not require a permit under Clause 52.34.

41.

For a full description of the zone and overlay controls, planning permit requirements and notice and
appeal exemptions for the proposal see Appendix 2.

Plan Melbourne
42.
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Plan Melbourne 2017-2050: Metropolitan Planning Strategy (Department of Environment, Land, Water
and Planning, 2017) outlines the long term plan to manage growth in the city and suburbs to the year
2050. It seeks to integrate long term land use, infrastructure and transport planning, and in doing so,
meet the city’s future environmental, population, housing and employment needs. The following are
relevant:
•

Direction 1.1: Create a city structure that strengthens Melbourne’s competitiveness for jobs and
investment.

•

Policy 1.1.1: Support the central city to become Australia’s largest commercial and residential
centre by 2050.

•

Direction 4.3: Achieve and promote design excellence.

•

Policy 4.3.1: Promote urban design excellence in every aspect of the built environment.
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Assessment
Key Policy
Planning Policies
49.

The planning policies encourage appropriate land use and development which enhances the built
environment, supports economic growth, meets the community expectations on retail and commercial
provision, and integrates transport and infrastructure planning.

50.

The proposal is considered to respond appropriately to a number of relevant overarching policies by
providing commercial (employment) uses on the land and by locating higher density development
close to public transport and services.

51.

The proposal will:
•

provide a large floorplate office building in the Central City to support it becoming Australia’s
largest commercial centre by 2050;

•

create visually interesting, good quality architecture and urban design, contributing to the design
vision for the Hoddle Grid and the public realm;

•

provide greater pedestrian connectivity and a pleasant pedestrian experience and surveillance
and safety for pedestrians; and

•

provide cycling infrastructure and an adequate supply of bicycle parking spaces to encourage
sustainable transport.

Municipal Strategic Statement (MSS)
52.

Clause 21.02 recognises that Central Melbourne is the premiere location for many of the State’s
economic activities in the Central City.

53.

Clause 21.03 recognises the diverse roles of the city and local areas and their important contribution
to the economic prosperity of the state. The proposal responds to this by facilitating a new commercial
development within a high quality, sustainable building with excellent access to public transport and
services.

54.

The proposal responds to Clause 21.08 (Business), by strengthening office development in the Central
City. It outlines the importance of the Central City as a location for commerce and that this area is
under increasing pressure from housing. The proposed office development that will strengthen the
ongoing functioning and viability of the Central City as a business area.

55.

The proposal responds to Clause 21.12 (Hoddle Grid) through:
•

protecting the regular grid layout, laneways, and identified significant public open spaces;

•

linking laneways, streets and development in the Hoddle Grid; and

•

ensuring tower buildings are well spaced and sited to provide equitable access to an outlook
and daylight for future occupants and surrounding towers.

Local Policies
56.

The proposal is considered to respond appropriately to a number of relevant local planning policies as
follows:
•

The proposal is sited and designed to respond to the physical constraints of the site and is
responsive to its context, by including a variety of street wall scales to address the different site
interfaces (Clause 22.01). The proposal achieves this through the provision of the following:
−
−
−
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The street walls maintain a pedestrian scale at street level (subject to conditions
recommending the street wall for King Street be reduced to 40 metres).
There is adequate separation between the proposed development and the existing
commercial office building at 567 Collins Street to ensure a high level of amenity is
maintained.
The building envelope responds to the site’s context and varied character and each
respective street frontage (particularly the existing lower scale form in Flinders Lane).
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−
−

−
−
−
−
−

The lower portion of building aligns with the street pattern and respects the continuity of the
street walls matching that of 567 Collins Street.
The tower and podium forms have been massed and textured to provide articulation and
identity to the building. The tower reads as two expressed forms to the 97m long King Street
frontage with a 14m deep centrally located indent (‘active spine’) that also allows daylight
and views to penetrate the floorplates.
The podium has been carved out to create legible main entries at the ground plane to each
respective frontage.
Safe and direct pedestrian through block connections have been provided and appropriately
secured through the design of the north-south private laneway which will be an activated
shared space with 24 hour access maintained through legal agreements on title.
The building has been designed in the round, is of a high architectural quality and provides
visual interest and high quality detailing to the facades.
The roof profile has been designed to contribute to the architectural quality of the city
skyline.
The publicly accessible plaza has a northerly aspect that optimises access to sunlight and is
interfaces with active uses that will provide passive surveillance.

•

The proposal responds appropriately to Clause 22.02, Sunlight to Public Spaces, by ensuring
adequate sun penetration to public spaces and achieves comfortable and attractive street
environments for pedestrians. An overshadowing control applies specifically to Batman Park
between 11.00am and 2.00pm on 22 April to 22 September and to the Yarra River Corridor
between 11.00am and 2.00pm on 22 June. Overshadowing from the development is acceptable
and discussed later in the report.

•

The proposal is consistent with Clause 22.03, Floor Area Uplift and Delivery of Public Benefits,
as the development delivers a commensurate public benefit (office use) to support the proposed
Floor Area Uplift.

•

An updated ESD report will be required to achieve compliance with Clause 22.19, Energy,
Water and Waste Efficiency, given the changes proposed by conditions.

•

The proposal will improve the pedestrian amenity and safety of the private north-south laneway
through ground level activation and improved access through to 567 Collins Street (Clause
22.20).

•

An updated Stormwater Management Plan will be required to achieve compliance with Clause
22.23, Stormwater Management (Water Sensitive Urban Design).

Land Use and Built Form
Land Use
57.

A permit is required for demolition, to construct a building and construct or carry out works. A permit is
not required for use of the site for retail and office. The retail use will service the office workers within
the development and the needs of residents, workers and visitors in the surrounding area.

58.

The purpose of the zone has been considered and the proposed uses are consistent with the mixed
use activity encouraged with the Central City.

Ground floor plane
59.

The ground plane of the new building is a significant improvement from the existing conditions. The
proposal provides activated frontages to Collins Street, King Street, Flinders Lane and the southern
end of the widened laneway along the west boundary, with retail uses, clear glazing and an office
lobby. There are entrances provided on each respective frontage, while the loading area access from
the existing laneway off Flinders Lane is appropriately located for servicing.

60.

The proposal responds to Clause 22.01-4 (Facades), which seeks to ensure new façades respect the
rhythm and scale of the existing streetscape, engage the pedestrian, ensure corner sites address both
street frontages and visible service areas should be treated as an integral part of the overall design.
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61.

Stage 1 provides a legible (albeit indirect) connection to the private laneway and 567 Collins Street.
Stage 2 also provides a direct physical and visual connection to the laneway via the existing stairs
accessed through the forecourt of 567 Collins Street however, further detail regarding the interface
between the ‘Proposed Sky Bridge’ and the stairs connecting 567 Collins Street is required. It is
understood that the ‘Sky Bridge’ is intended to provide a direct connection between the existing food
court at the ground level of the existing office tower (567 Collins Street) and the western entrance at
ground level of the proposed building (Stage 1). This matter will be addressed by conditions.
The laneway will comprise of access to End-of-Trip facilities, car parking, loading and access to
parking for 567 Collins Street. DELWP Design advised that the submitted renders showing the
relationship between the development and this space were satisfactory.

DDO Schedule 1 (Area 2) (Active Street Frontages – Collins and King Streets) (DDO1-A2)
62.

The DDO1 (A-2) seeks to ensure ground floor frontages are pedestrian orientated and add interest
and vitality to city streets, provide continuity of ground floor shops along streets and lanes and ensure
ground floor frontages contribute to city safety by providing lighting and activity. The proposal
positively responds to DDO1 (A-2) as follows.

63.

The lower ground floor and ground floor layouts are highly activated with retail spaces, lobby areas
and entry points from each street frontage and the laneway. The street walls utilise clear glazing and
high quality tactile materials such as bluestone, sandstone look material, and brickwork that respond
to the urban context of each interface.

64.

The loading access point and ground level services are located off the northern end of the private
laneway which currently acts as a service laneway. This has minimised the impacts of services on
the three street frontages of the site and allowed for the laneway to be activated at its southern end
with a retail space and lobby entry

65.

DELWP Design raised concern regarding the quality of the street wall in terms of promoting activation
on King Street, noting that only two office lobby entries to the building from King Street are proposed,
with access to the ground level retail only possible from the interior of the building. The eastern end of
Collins Street, Docklands was highlighted as an example where active street frontages typically have
integrated tenancy entries to the street. Accordingly, it is considered reasonable that direct access
points between the ground level retail uses and the frontages of Collins Street and King Street be
provided in the development and this matter will be addressed by conditions.

Weather Protection
66.

DDO Schedule 4 (Weather Protection – Capital City Zone) (DDO4) applies to the Collins Street and
King Street frontages to promote pedestrian amenity along these major pedestrian routes.

67.

Clause 22.01-7, Wind and Weather Protection includes design standards for wind and weather
protection including:
‘canopies, verandahs and awnings should be partly or fully transparent to allow light penetration to the
footpath and views back up the building facade and should be designed to avoid an adverse impact on
street trees, allowing for future growth’.

68.

Schedule 4 includes the following requirements:
•

A building with a road frontage marked Weather Protection must provide a verandah for
weather protection over the footpath unless it is demonstrated to the satisfaction of the
responsible authority that the particular circumstances do not require it.

69.

A permit is not required to construct a building or construct or carry out works if adequate weather
protection to the street frontage is provided to the satisfaction of the responsible authority. The
proposal does not include specific weather protection canopies along Collins Street or King Street.
Similarly, the existing buildings on the subject site do not have any canopies over the footpaths of
either Collins or King Street.

70.

Council held the view that the proposal does include opportunities for refuge from inclement weather
through the provision of recessed areas adjacent to building entrances and a covered internal eastwest pedestrian link. Council also stated the ground level plan allows for eventual north-south
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78.

Secondly, the applicant advised that 55 King Street has an operational substation on site serving the
existing tenant (VCAT). On completion, Stage 1 will include a substation that will feed both Stage 1
and the future Stage 2.

79.

The applicant advised that if the land was consolidated prior to commencement of Stage 1, the
substation on 55 King Street would need to be shut down and extensive infrastructure works carried
out to feed the building with power from the completed Stage 1. The applicant provided advice from
CitiPower stating it does not typically allow two supplies to the same title based on legislative
requirements.

80.

The applicant proposed that a Section 173 agreement be entered into with the Responsible Authority
requiring that the owner only develop Stage 2 (55 King Street) either in accordance with the plans
endorsed under Planning Permit PA1900572 or in accordance with any subsequent planning permit
that may be issued on 55 King Street.

81.

The proposal, by virtue of the internal layout and location of lift wells, depicts a development that
could operate as two separate but adjoining towers.

Conditions also require further details of the
design of Stage 1’s southern façade to ensure the completed Stage 1 presents a high quality façade
in the interim period between Stage 1 and Stage 2 which is supported.
85.

It is noted that development plans endorsed as part of this proposal reflect the permit applicant’s
intention to develop the site as on development proposal. Should future circumstances change I a
manner that would suggest different intentions, i.e. a different development outcome, a formal
amendment process would be necessary, the detail and merits of which would be considered at that
time.

Façade treatment and architectural expression
86.

It is considered that all building elevations have a high quality of architectural expressions. The Collins
Street, King Street and Flinders Lane elevations are highly articulated through glazing and
architectural treatments. The north-south laneway elevation, although less activated due to its
servicing function, is still of a high quality and contains some ground floor and upper level activation.

87.

The architectural expression of the podium and tower is considered an appropriate design response to
the streetscape and the surrounding urban context. The massing of the podium is broken up through
the use of vertical and horizontal elements and architectural expression to give individual identity to
each of the street frontages. The architectural response as detailed in the Cox / Gensler Design report
(July 2019) is broadly supported noting the following:
•

The two-dimensional metallic solid panels of the TP scheme have been revised to become more
significant projected 3d elements. These folded metal panels better capture highlights and project
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deeper shadows, creating a more nuanced façade. By projecting shade and creating highlights
where there were none, this initiative further accentuates and compliments the radius and
‘feathering’ of the street wall.

88.

•

The Collins Street frontage has been refined to create greater variation and depth to the retail
and lobby facade portals. The forms have been refined to create stronger identity for the retail
and public plaza. The lobby facade has been setback further to add a further level or articulation
and generosity to the public realm.

•

The King Street frontage has been revised to provide for a more varied pedestrian experience
and to give individual identity to the various site frontages.

Council has recommended a ‘Façade Strategy’ provided by the applicant which will require (but not be
limited to):
•

A description by the architect of the building design concept and how the façade works to
achieve this;

•

Further details of each façade type to ensure the tower form to King Street appears as two
expressed forms with a distinct architectural expression of the central rebate (‘active spine’);

•

Further detail of the central rebate (‘active spine’) treatment and its application to all façades
with a direct interface with the rebate.

Figures 10 & 11: Concept of eastern elevation to King Street and proposed materials schedule (Source: Application)

Impact on adjoining properties
89.

26

The site has the benefit of limited abuttals due to occupying the Collins Street, King Street and
Flinders Lane frontages with the only abuttals to the west being the existing building at 567 Collins
Street (comprising offices and retail uses) and the multi-deck car park at 522-552 Flinders Lane.
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90.

The site abuts Collins and King Streets to its north and east and all existing buildings on the opposite
side of each respective street has minimum separation of 30 metres. The site abuts Flinders Lane to
the south where existing buildings located opposite , on the south side of Flinders Lane have a
separation in the order of 19 metres. The site therefore has the benefit of no sensitive abuttals i.e. no
interfaces with dwellings or habitable areas that might require a different design response.

91.

The commercial building at 567 Collins Street includes a fully glazed upper level with direct interface
with the subject site. On the basis that the building is used for office and retail purposes and having
regard to the separation of 10 metres between the respective tower forms, it is considered that there
are no unreasonable amenity impacts on this property as a result of the proposal.

92.

It is noted that the podium levels of Stage 1 proposed to be used for offices, include windows directly
abutting the west boundary. In order to ‘future proof’ the development against the potential for the
adjoining lot to be further developed in the future, Council have recommended a condition requiring
the owner enter into a Section 173 Agreement providing for:
‘The windows/openings on the west boundary must be removed when the adjoining property is further
developed in a manner that the Responsible Authority considers would affect these
windows/openings.’

93.

This condition is supported. With regard to the building at 522-552 Flinders Lane that is primarily used
as a multi-deck car park with a single office level occupying the top level, it is submitted that there are
no unreasonable amenity impacts on this property as a result of the proposal. The Figure below
demonstrates that the multi-deck car park has a blank concrete wall which faces 55 King Street where
the existing laneway separates the two properties. If at a future date this site is redeveloped, the 7.8
metre wide laneway, together with upper level building setbacks on this site, will ensure an equitable
development outcome.

Figures 12 & 13: Site photos showing the existing conditions at interfaces with 567 Collins Street (Figure 12) and multideck car park at 522-552 Flinders Lane (Figure 13)
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category (e.g. land and works)

1 for precinct where the development is located):
Residential = $6,500 Commercial = $5,000
Difference = $1,500/m²
Proposed new commercial office space
79,566m² x $1500
Value of Public Benefit Proposed
= $119,349,000

GFA:

Based on the Gross Realisation Values set out in
Clause 22.03, a public benefit of $15,026,000 is
required to offset the uplift in area. The actual value
of public benefit to be provided significantly exceeds
the required benefit at $119,349,000. This is without
calculating the public benefit value of the open to the
sky north-south laneway (approximately 360 m2), the
publicly accessible plaza and the hard and soft
landscaping which the applicant has calculated at
somewhere between $16.575M and $21M. This
would make the total public benefit between
$135,924,000 and $140,349,000, over nine times in
access for the Floor Area Uplift sought.

97.

The proposed public benefit is significantly more that the Floor Area Uplift sought and as such it is
considered acceptable. The DELWP guidelines also identify office use as a public benefit secured by
legal agreement for a period of at least 10 years. The applicant has agreed that the commercial use
can be secured for 10 years and this will be included as a condition on permit via a Section 173
Agreement to be registered on title.

Microclimate (Wind, Weather Protection, Overshadowing and
Landscaping)
Wind
98.

Clause 22.01, Urban Design within the Capital City Zone, Clause 22.02, Sunlight to Public spaces and
DDO10 are relevant to the proposal and include policies relating to wind, weather protection and
sunlight to public spaces.

99.

Clause 22.01-7, Wind and Weather Protection includes design standards for wind and weather
protection including: ‘towers should be appropriately setback from all street frontages above the street
wall or podium to assist in deflecting wind downdrafts from penetrating to street level’.

100. DDO10 states that:
A permit must not be granted for buildings and works with a total building height in excess of 40
metres that would cause unsafe wind conditions in publicly accessible areas within a distance
equal to half the longest width of the building above 40 metres in height measured from all
façades, or half the total height of the building, whichever is greater as shown in Figure 1.
A permit should not be granted for buildings and works with a total building height in excess of
40 metres that do not achieve comfortable wind conditions in publicly accessible areas within a
distance equal to half the longest width of the building above 40 metres in height measured
from all façades, or half the total height of the building, whichever is greater as shown in Figure
1.
101. The application was supported by an Environmental Wind Tunnel Modelling prepared by MEL
Consultants dated 29 August 2019. The report concludes that:
Wind tunnel tests have been conducted on 1/400 scale models of the proposed 555 Collins
Street (Stage 1) and 55 King Street (Stage 2) Developments. The model of the development
within surrounding buildings and with no existing or future street trees, were tested in a
simulated upstream boundary layer of the natural wind to determine likely environmental wind
conditions. These wind conditions have been related to the freestream mean wind speed at a
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reference height of 300m and compared with criteria developed for the Melbourne region as a
function of wind direction.
For Basic Configurations 1 (Stage 1 only) and 2 (Stages 1 and 2), wind conditions for all Test
Locations in the streetscapes surrounding the development have been shown to pass the
standing criterion, with many Test Locations satisfying the sitting criteria.
The wind conditions for Basic Configurations 1 and 2 in the streetscapes that surround the 555
Collins Street and 55 King Street Development satisfy the safety criterion.
102.

The wind assessment demonstrates compliance with the wind requirements of DDO10 and is
supported. Given the recommended changes by conditions 1 and 3, a condition will be included on
any permit being granted to update the Environmental Wind Tunnel Modelling to ensure it reflects the
changes made to the development and that it complies with DDO10.

Overshadowing
103. Clause 22.02, Sunlight to Public Spaces, states that development should not cast additional shadow
across the Yarra River corridor and Batman Park at key times specified in the planning scheme and
that development should not unreasonably reduce the amenity of public spaces by casting additional
shadows on any public space, public parks and gardens, public squares, major pedestrian routes
including streets and lanes, open spaces associated with a place of worship and privately owned
plazas accessible to the public between 11.00am and 2.00pm on 22 September.
104. DDO10 requires that a permit must not be granted for buildings and works which would cast any
additional shadow across:
•

The Yarra River corridor, including 15 metres from the edge of the north bank of the river to the
south bank of the river between 11.00am and 2.00pm on 22 June.

•

Batman Park between 11am and 2pm on from 22 April to 22 September, unless the
overshadowing will not unreasonably prejudice the amenity of the space.

105. DDO10 also requires that a permit must not be granted for buildings and works which would cast
additional shadow across space listed below during the hours and dates specified, unless the
overshadowing will not unreasonably prejudice the amenity of the space:
•

Any public space, public parks and gardens, public squares, open spaces associated with a
place of worship and privately-owned public spaces accessible to the public between 11.00am
and 2.00pm on 22 September.

106. The following shadow studies have been undertaken for the various times of the day and year for the
proposed development on the site to determine whether any overshadowing will impact Batman Park
or the Yarra River corridor.
107. DELWP’s 3D visualisation team generated the shadow study impacts as attached below,
demonstrating that the shadows do not have a significant impact to Batman Park and no impact to the
Yarra River corridor (including 15 metres from the edge of the north bank). The enhanced images
show a minor shadow cast on the corner footpath of Batman Park which is considered acceptable and
within the parameters of the DDO10, particularly noting the shadow on to the corner of Batman Park
overlaps with the shadow of a building that is under construction.
108. There is also a minor 3m² overshadowing impact on to Rebecca Walk between 1:10pm-1:19pm which
is within the Batman Park property boundary however, due to the narrow time (9 mins) and the minor
area impacted, it is considered the overshadowing will not unreasonably prejudice the amenity of the
space.
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Figure 14: Shadow study 11:00am – 2.00pm on 22 June – Batman Park and Yarra River corridor (Source: DELWP 3D
model)

Figure 15: Enhanced image of shadow study Impacts on Rebecca Walk (forming part of Batman Park) at 1pm on 22 June
(Source: DELWP 3D model)

109.

The shadowing study prepared by Cox / Gensler in the Design Report (dated July 2019) which
accompanied the application demonstrates that the proposal will not have any unreasonable shadow
impacts on the public realm and will comply with the relevant provisions of the Melbourne Planning
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Scheme. In particular, the report notes there will be no additional shadowing to public parks or plazas
(including Batman Park between 11am and 2pm on from 22 April to 22 September and the Yarra
River corridor between 11.00am and 2.00pm on 22 June) in accordance with the requirements set out
in Tables 1 and 2 to schedule 10 of the Design and Development Overlay.

Figure 16: Additional shadows 555 Collins Street on April 22 (Red) and Batman Parl & Yarra River bank (Yellow)
(Source: Design Report Cox / Gensler)

Figure 17: Additional shadows 555 Collins Street on May 22 (Red) and Batman Parl & Yarra River bank (Yellow)
(Source: Design Report Cox / Gensler)
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Figure 18: Additional shadows 555 Collins Street on June 22 (Red) and Batman Parl & Yarra River bank (Yellow)
(Source: Design Report Cox / Gensler)

Figure 19: Additional shadows 555 Collins Street on July 22 (Red) and Batman Parl & Yarra River bank (Yellow)
Design Report Cox / Gensler)

(Source:
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Figure 20: Additional shadows 555 Collins Street on August 22 (Red) and Batman Parl & Yarra River bank (Yellow)
(Source: Design Report Cox / Gensler)

Figure 21: Additional shadows 555 Collins Street on September 22 (Red) and Batman Parl & Yarra River bank (Yellow)
(Source: Design Report Cox / Gensler)

110. The Section 50 amended application (dated 26 November 2019) did not create any additional
shadows to Batman Park or the Yarra River corridor. The diagrams provided by the applicant illustrate
that between April 22 and September 22 there is no additional overshadowing over Batman Park or 15
metres north of the Yarra River bank. The development complies with the mandatory provision and it
is considered that the proposed development appropriately mitigates its shadow impact to Batman
Park.
34

55 King Street, Melbourne
Planning Permit Application No. PA1900572

Landscaping and Public Realm
111. The application was accompanied by a landscape design which includes hard and soft landscape
improvements to the laneway and the proposed public plaza fronting Collins Street (forming part of the
main entry forecourt). The upgraded laneway will continue to provide a pedestrian link through from
Collins Street (via the existing publicly accessible plaza at the ground level of 567 Collins Street) to
Flinders Lane. DDO10 includes a definition for laneway: Laneway is a road reserve of a public
highway 9 metres or less wide. The 7.8 metre wide north-south private laneway therefore is not
defined as a laneway.
112. The laneway connection will be improved through widening (in part) whilst also providing a narrower
section by reducing the road to a single lane at the west building access point in order to provide a
safe circulation space for pedestrians and outdoor dining. A dedicated walkway will be provided on the
west side of the laneway to provide ease of connection through to Collins Street though no kerbs will
be included (rather bollards will be utilised in key areas). Other proposed features include trees along
the east and planters to both sides to create a ‘green’ laneway. Bluestone pavers tapering into brick
pavers will be used at both ends of the laneway and the use of smaller / larger brick pavers will
indicate pedestrian walkways and the vehicle zone (respectively).
113. Immediately to the west at 567 Collins Street there is an established character of ‘openness’ at ground
level afforded by the forecourt and plaza on that site. The proposal provides for a new public plaza at
the north-west corner fronting Collins Street which links with this space. The concept plan by Aspect
Studios envisages a combination of low raised planters with raised sections to provide seating around
the edges, sandstone and feature pavers to match the entry portal material and climbing vegetation to
provide ‘greenery’ to the support columns.
114. The existing building (currently under demolition) had a larger plaza than proposed under this
application. Proposed Amendment C308 (discussed later in this report) includes a requirement that at
least 50 per cent of an existing publicly accessible private plaza be retained. This proposed
requirement is satisfied by the proposed public plaza to the Collins Street frontage (180m² existing,
135m² proposed).
115. It is considered that the proposed service cupboard in the north-west corner should be redesigned to
provide an improved linkage between the public plaza at ground level at the entry forecourt of 567
Collins Street to the west. This matter will be addressed by permit conditions.

Figure 22: Landscape Master Plan for laneway and public plaza (Source: Aspect Studios)
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130. The Council’s Traffic Engineers have advised that loading arrangements are acceptable. It was
recommended that the applicant provide the safety measures as indicated in the Traffic Impact Report,
including convex mirrors, audio/visual warning systems to alert pedestrians, and suitable line markings
/signage to clearly delineate the loading area. It was noted that the council would not necessarily alter
existing on-street parking facilities (to provide supplementary on street loading as suggested in the
traffic report) to cater for any shortfall and as a result, any issues that arise would be for the applicant
to resolve.
131. As stated above, the Council has also recommended that a Road Safety Audit be submitted regarding
access and egress of loading vehicles. These requirements from the Council are considered
reasonable and will be included as conditions on any permit to issue.
Waste
132. The original application was supported by a waste management plan (WMP) prepared by irwinconsult.
The report was subsequently updated with the Section 50 Application received 26 November 2019 to
respond to the Council’s concerns “Given the large volumes of waste and recycling that will be
generated at this development and the requirement to minimise truck movements within the
municipality, the use of compactors over a bin-based system is required".
133. In their cover letter (dated 26 November 2019) irwinconsult advised that due to inherent site and
developmental constraints, the implementation of a compactor will result in significant site issues
including in relation to “hook lift vehicle access via the laneway” and the requirement to “increase head
clearance within the loading dock to 4.5m (minimum)”.
134. To address the Council’s concern with regard to waste collection vehicle movements, irwinconult
proposed a modification to the proposed bin-based system to restrict the collection vehicle movements
so they do not exceed the number of movements that would be generated if compactors were
implemented. The site would therefore not impose a net increase in movements to the road network. A
total of 8 movements per week for waste collection would be generated by the site using compactors.
Considering this, there will be no net increase to waste vehicle movements in using a bin-based
system.
135. irwinconsult considered the revised WMP to be appropriate noting the design provisions would enable
the development to operate effectively and efficiently with regard to waste management. Council’s
Waste Engineers reviewed the revised WMP which was deemed to be acceptable and recommended
the following condition:
•

The waste storage and collection arrangements must be in accordance with the Waste
Management Plan (WMP) prepared by irwin consult dated 26 November 2019. The submitted
WMP must not be altered without prior consent of the City of Melbourne – Waste and Recycling.

Environmental
Environmentally Sustainable Design (ESD)
136. The original application was supported by an Environmentally Sustainable Design Statement
(prepared by Floth and dated 9 April 2019) in response to Clause 22.19 of the Melbourne Planning
Scheme. Clause 22.19 Energy, Water and Waste Efficiency provides that it is policy to encourage
buildings that:
•
•
•

Minimise greenhouse gas emissions and maximise energy efficiency.
Minimise mains potable water consumption and encourage the use of alternative water sources,
such as rainwater and grey water.
Provide the facilities that will enable building users and occupants to reduce waste sent to
landfill, maximise the recycling and reuse of materials and support the municipality’s progress
towards becoming a resource and material-efficient city.

137. The Council noted the Sustainability Management Plan identifies that the proposed development has
acceptable ESD targets to satisfy Clause 22.19. Council’s Senior Green Infrastructure and ESD
Officer provided comments and standard conditions noting the development is targeting a certified 6
Star Green Star Design and As-Built rating. “Overall it is an excellent conceptual proposal and should
achieve a world leading sustainable outcome as it follows through on its commitments.”
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138. The Council has recommended permit conditions for implementation of the recommendations of the
Sustainability Management Plan to ensure that the building meets the ESD targets. Subject to
conditions, the proposed development will meet the relevant requirements of Clause 22.19.
Water Sensitive Urban Design (WSUD)
139. Clause 22.23 Stormwater Management (Water Sensitive Urban Design) seeks to achieve the best
practice water quality performance objectives set out in the Urban Stormwater Best Practice
Environmental Management Guidelines, CSIRO 1999 (or as amended) and to promote the use of
WSUD, including stormwater reuse.
140. The original application was supported by a Stormwater Management Plan prepared by Robert Bird
Group and dated 2 August 2019. The report noted that given the building is proposed to be used for
some commercial and predominantly office space, there will be a high density of people using the
building during the day and therefore a high amount of water used for toilet flushing. In response, a
90,000kL (approximately 12.5m long x 4m wide x 2.5m high) stormwater re-use/retention tank will be
included within the proposed development and be used to provide around 28,000L/day of water for
toilet flushing.
141. The report also provides an analysis of the rainwater re-use tank as treatment for all stormwater from
the site. Using the 90,000kL re-use tank for stormwater treatment returned a STORM rating of 168%
for a building occupancy of 100 people (maximum occupancy in the tool).
142. Further advice from the WSUD consultant (Robert Bird Group) explained that the STORM Rating
Calculator caps out at 100 people for the purpose of theoretical calculation, however increasing the
number would actually provide a further improved result. For example, if the were 3000 to 4000 people
in the building, the re-use rate of stored water would be higher than that for a 100 people and
therefore the required storage volumes would theoretically be lower by comparison therefore
improving the STORM rating.
143. The Council’s recommendation is subject to conditions recommended by the Council’s ESD Officer
and Principal Engineer (Infrastructure) being included on any permit. These conditions are considered
appropriate to ensure that the proposed development will meet the relevant requirements of Clause
22.23 of the Melbourne Planning Scheme.
Environmental Audit
144. Given the proposed non-sensitive land uses (office and retail), a comprehensive environmental
assessment of the site is not required.

Other Matters
Proposed Amendment C308
145. The proposal is consistent with key aspects of this proposed amendment (which is awaiting Ministerial
approval) including as follows:
•

Ensuring that car parking is located underground within basement levels.

•

At least 80 per cent of the combined length of the ground level abuttals of the building to
streets are an entry or window.

•

At least 50 per cent of an existing publicly accessible private plaza is retained to the Collins
Street frontage.

•

Active and attractive frontages have been provided along all main streets (Collins Street, King
Street) and also Flinders Lane.

•

Links have been provided through the development to the public realm and other key sites
such as 567 Collins Street via new pedestrian connections and upgrades to the existing
laneway.

•

High quality materials and fine grain design to the street walls.

•

The building program engages the pedestrian.
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Conclusion
146. The proposed development is generally consistent with the relevant planning policies of the Melbourne
Planning Scheme and will contribute to the provision of commercial and retail floor space in the
Central City with a built form response appropriate to the site’s urban context. In particular, the
proposal is of a design, scale and massing that responds appropriately to DDO10, with appropriate
street wall heights, tower setbacks, a high degree of ground floor activation and pedestrian
connectivity, and will not adversely impact the public realm.
147. The proposal delivers a nominated public benefit (the office floor space) and will deliver a significant
and high amenity employment hub for the city.
148. The proposal is supported, subject to conditions, including those recommended by the various formal
referral agencies.
149. An important condition is the requirement for the applicant to enter into a s173 Agreement with the
Minister for Planning in relation to the staging of the development, including timelines for the
consolidation of titles and the commencement of Stage 2 and the delivery of an integrated design and
development outcome.
150. Also, it is noted that the Melbourne City Council supports the proposal subject to conditions relating to
detailed design matters, landscaping, tree protection plans, legal agreements securing the office use
for a minimum 10 years and staging of the development, ESD report, WSUD response, construction
management plan, waste management plan and other detailed civil engineering conditions.
151. It is recommended that Planning Permit No. PA1900572 for the demolition of existing buildings and
construction of a multi-storey, mixed use building at 555 Collins Street and 55 King Street,
Melbourne be issued subject to conditions.
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